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INTRODUCTION 

This report examines the housing stock in the City of Mt. Pleasant in terms of dwelling type, 

number of units, and occupancy type; trends in owner-occupancy; and gaps in the market and 

makes recommendations on potential regulatory or program responses available to the City 

government.  

 

Information used in this report comes from a variety of sources including the 2016 housing 

study; current and past City master plans; the U.S. Census; and data from City departments 

including Assessing, Building Safety, Engineering, Fire, and Planning. In addition, new data was 

created in the City’s Geographic Information System to classify all existing structures consistent 

with missing middle housing terminology.  

 

EXISTING HOUSING STOCK 

There are approximately 8,300 housing units in the City (not including on-campus housing, 

short- or long-term care facilities, or homeless shelters). A detailed breakdown of housing types 

 

What is Missing Middle Housing? 

The term “Missing Middle Housing” was coined by the founder of Opticos Design to describe 

“a range of multi-unit or clustered housing types—compatible in scale with detached single-

family homes—that help meet the growing demand for walkable urban living.”  

 

According to Opticos:  

 

These building types, such as duplexes, fourplexes and bungalow courts, provide diverse housing 

options to support walkable communities, locally-serving retail, and public transportation 

options. We call them “Missing” because they have typically been illegal to build since the mid-

1940s and “Middle” because they sit in the middle of a spectrum between detached single-

family homes and mid-rise to high-rise apartment buildings, in terms of form and scale, as well 

as number of units and often, affordability. Missing Middle Housing helps solve the mismatch 

between the available U.S. housing stock and shifting demographics combined with the growing 

demand for walkability. 
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by type, occupancy, zoning, neighborhood, and other characteristics can be found in the 

appendix.  

 

The predominant unit type is located in a multi-unit complex, which is defined as four or more 

units, attached or detached, either on a single lot or with common shared grounds and typically 

not fronting on a public street. Over 3,500 dwelling units are located in multi-unit complexes, 

43% of all units citywide. These units are located in 67 distinct developments with over 600 

dwellings (a dwelling in this case would be a distinct building containing multiple units). These 

units are on average newer than the average housing unit, overwhelmingly tenant occupied 

(92%), and equally likely to be family occupancy (occupied by no more than two unrelated 

individuals) or rooming occupancy (occupied by 3 or more unrelated individuals). Multi-unit 

complex units are generally located in the southern portion of the community.  

 

Houses (detached, single-unit dwellings on a single lot) are nearly as common, with 3,300 units – 

40% of units citywide. Nearly three-quarters of houses have a principal residence exemption. 

Only 4% of houses are licensed for rooming occupancy.  

 

Duplexes are the third most common dwelling unit type – 9% of all units. Most duplexes are 

tenant occupied (only 13% have a principal residence exemption) and only 18% are licensed for 

rooming occupancy. Duplexes – like other missing middle housing types – are on average older 

than the average housing unit.  

 

All other dwelling types combined (house with an accessory dwelling unit; triplex; fourplex; 

multiplex; townhouse; live/work; and mixed use) account for the remaining 9% of dwelling units. 
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These housing types are overwhelmingly located within the neighborhoods nearer to downtown 

and north of campus.  

 

OCCUPANCY STATUS 

The influence of Central Michigan University on the local housing market has contributed to a 

generally low owner-occupancy rate. The City’s owner-occupancy rate is 39.1% in the most 

recent 2017 U.S. Census estimates. That rate is comparable with that of the Charter Township of 

Union (40.7) as well as other university communities such as Big Rapids (38.1) and Kalamazoo 

(44.8).  

 

Between 1950 and 2000, the owner-occupancy rate dropped from 57.2% to 34.3%. That period 

corresponds with student enrollment growth at the university and the development of most of 

the multi-unit complexes in the City, which are overwhelmingly tenant-occupied. Since 2000, the 

owner-occupancy rate has remained relatively steady. Staff developed figures, using Assessor’s 

data, finds a 2019 owner-occupancy rate of 34.6%.  

 

HOMEOWNERSHIP RATE (PERCENT), CITY OF MT. PLEASANT 

Sources: U.S. Census, 1987 Master Plan, 1965 Master Plan 

1950 1960 1980 2000 2010 2011 2012 2013 2014 2015 2016 2017 

57.2 55.3 43.0 34.3 35.1 36.7 36.6 35.3 35.1 36.8 38.3 39.1 

 

The owner-occupancy rate of houses is not evenly distributed across all neighborhoods. 

Neighborhoods east of Mission Street and the southwest neighborhood (south of High, north of 

Broomfield, and west of campus) have owner-occupancy rates between 83-91%. This compares 

to 58% for houses between campus and downtown and 63% for houses in the Westside 

neighborhood.   

 

Rental housing licenses distinguish between occupancy types. Family occupancies permit a 

family or up to 2 unrelated individuals, whereas rooming occupancies allow for 3 or more 

unrelated individuals (the number varies by property). In the local market, units licensed for 

rooming occupancies are typically considered “student housing” and are marketed as such. Just 

over one-quarter of all housing units are licensed for rooming occupancy (3 or more unrelated 

individuals) with a total licensed occupancy of almost 6,900 occupants. Nearly a quarter of 

existing missing middle housing types are rooming occupancy. For townhouses, 95% of units 

are licensed for rooming occupancy.  

 

MARKET GAPS 

A Residential Target Market Analysis (TMA) conducted for the East Central Michigan Prosperity 

Region 5 in 2016 provides further insights into gaps in the local market. This study included 

specific analysis of the Mt. Pleasant market and a market strategy to meet the unsatisfied 

demand for missing middle housing types. 
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The TMA confirmed the impact the student population has on the local housing market, 

particularly the frequency of unit turnover from tenant to tenant. The TMA further found that 

there is an undersupply of triplex and fourplex, townhouse, multiplex and midrise housing 

formats, whereas there was a surplus of duplex units and lower relative demand for houses.  

 

Additional analysis using U.S. Census data illuminates other market gaps.  

 

The median income for households living in owner-occupied units was $65,318 in 2017. There is 

currently a mismatch between the number of owner households in each income bracket and the 

number of affordable homes supplied. In particular, for the approximately 300 households 

making less than 30% of the median income and the approximately 1,300 households making 

above 75% of the median income there is an insufficient supply of homes. In particular, there is 

a lack of homes available at $200,000 and up which are affordable to households making more 

than the median income. 

  

The median income for households living in rental units was $22,720 in 2017. The rental market 

may be somewhat more in balance than the ownership market. In particular, when accounting 

for the significant number of student households with individuals that fall beneath the federal 

poverty level due to income, the lack of units available for rent at $500 or less per month is likely 

offset to a significant degree by the excessive number of units available for between $500-875 

per month. Furthermore, as with owner units, it appears there is an undersupply of units 

available with rents of $875 and up, affordable to renter households making well above the 

median income.   

 

Despite relative overall balance in the rental housing market, extremely low-income households 

(those with annual household incomes under $35,000) are mostly cost-burdened (spending 

more than 30% of their monthly income on housing expenses). Ninety-five percent of 

households making less than $20,000 per year are cost burdened. Seventy-two percent of 

households making between $20,000 and $35,000 per year are also cost burdened. That rate 

drops significantly for households making between $35,000 and $49,999 per year, with only 29% 

of such households spending more than 30% of their monthly income on housing expenses. 

This illustrates that a major market gap exists in the provision of rental housing for extremely 

low-income households.  

 

OTHER FINDINGS 

In the production of this report, additional valuable insights were made which add further 

context to the housing market and may be useful in the consideration of other policy topics. 

 

 Approximately half of the City’s 25,711 residents (2017 U.S. Census estimate) are 

students enrolled in higher education. In the fall of 2017, over 16,000 undergraduate 

students and 2,000 graduate students were enrolled at CMU, the vast majority enrolled 

full-time. Of those, approximately 13,000 resided in the City –half living in on-campus 

housing and half residing elsewhere in the City.  
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 Using a methodology developed by the University of Virginia, staff developed an 

adjusted poverty rate for the City which accounts for the significant impact the student 

population has on the base poverty rate as developed by the U.S. Census. The 2017 U.S. 

Census poverty rate for Mt. Pleasant was 37.8%. Adjusted to account for the student 

population, the poverty rate drops to 19.5%.  

 

 The median age was 22.1 in 2017. More than 40% of the City population in 2017 fell 

within the age bracket associated with the Millennial generation (born 1981-1996). 

Members of Generation Z (born 1997-2012) made up 28% of the population. Between 

2000 and 2017, the number of residents between the ages of 25 and 34 – the “young 

professional” demographic – increased 22% 

 

STRATEGIES 

There are many potential strategies to address the market gaps identified by this report. Those 

strategies have been broken into three categories: those that encourage the development of 

housing for extremely low-income households; those that encourage the development of 

missing middle housing types; and those that encourage the conversion of non-conforming 

rooming occupancy housing to family occupancy housing (whether tenant- or owner-occupied).  

 

Removing barriers to the construction of housing for extremely low-income 

households 

 

 Eliminate overnight parking prohibitions. 

Studies have increasingly demonstrated the connection between transportation costs 

and housing affordability, which has resulted in the State of Michigan refocusing 

affordable housing incentive programs toward projects located in walkable communities 

or near transit.  

 

The City has already taken an important step in fostering affordability by eliminating 

minimum parking requirements for private development. However, the inability of on-

street parking to act as a true substitute for on-site parking combined with the challenge 

for some households to eliminate the need for a vehicle leads to a direct increase in 

construction and operation costs for housing developers which is passed on to tenants 

through monthly rent. The land area consumed by on-site parking also reduces the 

potential unit count in such developments, further constraining the supply of housing 

and reducing the potential efficiency of project development.  

 

 Reconsider the City’s policy on PILOTs (payment in lieu of taxes). 

In 2001, the City Commission adopted a policy eliminating consideration of PILOTs in 

association with low- and moderate-income housing citing a limited amount of available 

land for new development and a desire to expand the tax base. 

 

Nevertheless, extremely low income households require housing, and so those 

households either wait for years for suitable housing, accept substandard housing that 

may or may not be affordable, face extraordinary cost burdens by renting housing at 
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market rates, or face homelessness.  

 

In the meantime, substandard housing products linger in our marketplace as an option-

of-last-resort. Substandard housing can produce health, safety, and welfare 

consequences for the households as well as for other property owners whose values 

flounder due to the blighting effects of such housing.  

 

Incentives – including abatements and PILOTs – are a necessary component of the 

financing of low-income housing projects. The unavailability of those incentives insures 

that additional housing for extremely low income households will not be constructed in 

the City.  

 

Removing barriers to the construction of missing middle housing 

 

 Reduce or eliminate land area per unit requirements for multiple-family housing units. 

Since 1984 the City has limited multiple family density in most areas of the community to 

no more than 15 units per acre. This means that for a typical Mt. Pleasant city lot, 

triplexes, fourplexes, or other housing styles not permitted. It also means makes 

townhouse style development impractical and incentivizes rooming style development 

(as such uses have a lower land area per occupant requirement than family style units). A 

reduction or elimination of that land area per unit standard would significantly increase 

the opportunity for missing middle housing development as well as decrease the 

expense of such development.       

 

 Provide design assistance for missing middle types 

Because most missing middle housing types have not been permitted in our city (and 

most communities) for several decades, context sensitive missing middle housing 

designs are not readily available. The City – through staff or contracted professionals – 

could provide design support to individuals looking to create missing middle housing 

types as an incentive toward the production of that housing in the community. If desired, 

parameters could be established (such as a maximum number of hours per project or the 

development of prototypes for general use) to minimize program costs.  

 

Encouraging the conversion of non-conforming rooming occupancies to family 

occupancies 

 

 Refocus and resume incentive program. 

From 2009-2016, the City offered financial incentives to buyers of existing rental 

properties in the central neighborhoods provided those properties were converted to 

owner-occupancy for a period of at least five years. Over seven years, 15 homebuyers 

received incentives. 

 

A 2016 review of the program found that the program did not have a significant impact 

on the percentage of rentals within the target neighborhoods and that most incented 

purchases would have occurred without the incentive dollars. 
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A new incentive program might be tailored to focus on non-conforming uses within 

certain residential districts in an effort to eliminate those non-conformities and stabilize 

family neighborhoods.  

 

 Establish a Neighborhood Enterprise Zone(s).  

The State of Michigan provides local units of government with the opportunity to 

establish Neighborhood Enterprise Zones (NEZs) in order to promote neighborhood 

revitalization, encourage owner occupied housing, and stimulate new investment. Within 

a NEZ, property taxes may be reduced for up to 15 years in association with new 

construction or rehabilitation of an existing structure.  
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CITY OF MT. PLEASANT HOUSING UNITS, JUNE 2019 

 
Principal Residence 

Exemption Status 

Rooming 

Status* 

Dwelling Type Dwellings Units 
% All 

Units 
Units % Units % 

House        3,301  3,301  40%          2,459  74% 120  4% 

House + ADU            54  108  1%              38  35% 18  17% 

Duplex          365  710  9%              92  13% 128  18% 

Triplex            59  177  2%                6  3% 60  34% 

Fourplex            31  124  1%               -    0% 36  29% 

Multiplex            17  115  1%               -    0% 13  11% 

Townhouse              9  66  1%               -    0% 63  95% 

Live/Work              1  1  0%               -    0%            -    0% 

Mixed Use            53  129  2%                2  2%         10 8% 

Multi-Unit 

Complex 
 601**  3,572  43%             275  8% 1,695  47% 

TOTAL UNITS        3,890  8,303             2,872  35% 2,143  26% 

*Rooming status indicates a dwelling unit licensed for occupancy by 3 or more unrelated individuals. 

**601 dwellings in 67 distinct multi-unit complex developments 
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CITY OF MT. PLEASANT HOUSING UNITS BY TYPE BY NEIGHBORHOOD, JUNE 2019 

 CBD East 
North 

Central 

North 

east 

South 

Central 

South 

east 

South 

west 
West 

House 18  406  279  382  554  443   386    837  

House + ADU           -          8  24  10  52          2          -    10  

Duplex 16  44  52  38  270  42  56    192  

Triplex             9        3  36          6  120          -            -           3  

Fourplex             4        -    20  12  76          -            4        8  

Multiplex             6        -    11         8  63  17  10         -    

Townhouse           -          -              -            3  43  20          -          -    

Live/Work           -          -              -            -              -            -            -           1  

Mixed Use 88        2             3          9  15          6          -           4  

Multi-Unit 

Complex 
114         -              -    61  219  2,137  877  164  

TOTAL UNITS 255   463  425  529  1,412  2,667  1,333  1,219  

% Missing 

Middle 
14% 12% 34% 15% 44% 3% 5% 18% 

% House 7% 88% 66% 72% 39% 17% 29% 69% 

% Rooming 7% 0% 3% 1% 36% 38% 33% 1% 

Mean Year Built 
Insufficient 

data 
1958 1906 1960 1917 1987 1973 1953 

% Principal 

Residence 

Exemption 

4% 79% 52% 65% 25% 23% 30% 49% 

% Principal 

Residence 

Exemption, 

Houses Only 

44% 84% 72% 83% 58% 87% 91% 63% 

Est. Population* 616 1,119 1,027 1,279 3,413 6,446 3,222 2,946 

*Calculated using an average of the owner and rental occupied household size from the 2017 ACS Estimates 

multiplied by the number of dwelling units per district. Does not include individuals living in institutional settings, 

including students residing in on-campus housing.    
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CITY NEIGHBORHOODS 
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CITY OF MT. PLEASANT HOUSING UNITS BY TYPE BY ZONING DISTRICT, JUNE 2019 

 CD-3L CD-3 CD-4 CD-5 SD-I SD-A CZ PRD 

House    854   2,236      183         4       20         3         1       -    

House + ADU      -        100         6       -           2       -         -         -    

Duplex      72      474      162         2       -         -         -         -    

Triplex        3      120        51         3       -         -         -         -    

Fourplex      -          76        36       -         -         -         -         -    

Multiplex      -          44        71       -         -         -         -         -    

Townhouse      -          16        50       -         -         -         -         -    

Live/Work      -          -           1       -         -         -         -         -    

Mixed Use      -           2        38       89       -         -         -         -    

Multi-Unit Complex      -          14   2,903     359       -         -         -       296  

TOTAL UNITS    929   3,082   3,501     457       22         3         1     296  
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HOUSING STATISTICS BY HOUSING TYPE 

House 

Single, detached unit on a single lot.  

 

3,301 dwelling units (40% of all units) 

2,459 dwelling units with a Principal Residence 

Exemption (74%) 

120 rooming dwelling units (4%) 

Average year built 1948 

 

 
 

House + Accessory Dwelling Unit (ADU) 

Single, detached unit with a second single, 

detached unit on a single lot.  

 

108 dwelling units (1% of all units) 

38 dwelling units with a Principal Residence 

Exemption (35%) 

18 rooming dwelling units (17%) 

Average year built 1918 

 

 
 

Duplex 

Two attached units (either stacked or side-by-

side) on a single lot.  

 

710 dwelling units (9% of all units) 

92 dwelling units with a Principal Residence 

Exemption (13%) 

128 rooming dwelling units (18%) 

Average year built 1946 
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Triplex 

Three attached units (either stacked or side-by-

side) on a single lot.  

 

177 dwelling units (2% of all units) 

6 dwelling units with a Principal Residence 

Exemption (3%) 

60 rooming dwelling units (34%) 

Average year built 1901 

 

 
 

Fourplex 

Four attached units (either stacked or side-by-

side) on a single lot, typically with a common 

entrance.  

 

124 dwelling units (1% of all units) 

No dwelling units with a Principal Residence 

Exemption  

36 rooming dwelling units (29%) 

Average year built 1931 

 

 
 

Multiplex 

More than 4 attached units (either stacked or 

side-by-side) on a single lot.  

 

115 dwelling units (1% of all units) 

No dwelling units with a Principal Residence 

Exemption  

13 rooming dwelling units (11%) 

Average year built 1886 
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Townhouse 

Attached units (typically 2-8) placed side-by-

side with individual entrances. 

 

66 dwelling units (1% of all units) 

No dwelling units with a Principal Residence 

Exemption  

63 rooming dwelling units (95%) 

Average year built 1982 

 

 
 

Mixed Use 

One or more attached units co-located with a 

non-residential use on a single lot.  

 

129 dwelling units (2% of all units) 

2 dwelling units with a Principal Residence 

Exemption (2%) 

10 rooming dwelling units (8%) 

Average year built (Insufficient data) 

 

 
 

Multi-Unit Complex 

Four or more units, attached or detached, either 

on a single lot or with common shared grounds 

and typically not fronting on a public street 

 

3,572 dwelling units (43% of all units) 

275 dwelling units with a Principal Residence 

Exemption (8%) 

1,695 rooming dwelling units (47%) 

Average year built 1996 
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HOUSING STATISTICS BY NEIGHBORHOOD 

 

 
 

Central Business District 

Population estimate: 616 

255 dwelling units (3% of all units) 

10 dwelling units with a Principal Residence Exemption (4%) 

8 houses with a Principal Residence Exemption (44% of houses) 

18 rooming units (7%) 

35 missing middle units (14%) 

Average year built (Insufficient data) 
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East 

Population estimate: 1,119 

463 dwelling units (6% of all units) 

365 dwelling units with a Principal Residence Exemption (79%) 

341 houses with a Principal Residence Exemption (84% of houses) 

No rooming units 

55 missing middle units (12%) 

Average year built 1958 
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North Central 

Population estimate: 1,027 

425 dwelling units (5% of all units) 

221 dwelling units with a Principal Residence Exemption (52%) 

201 houses with a Principal Residence Exemption (72% of houses) 

12 rooming units (3%) 

143 missing middle units (34%) 

Average year built 1906 
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Northeast 

Population estimate: 1,279 

529 dwelling units (6% of all units) 

343 dwelling units with a Principal Residence Exemption (65%) 

317 houses with a Principal Residence Exemption (83% of houses) 

7 rooming units (1%) 

77 missing middle units (15%) 

Average year built 1960 
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South Central 

Population estimate: 3,413 

1,412 dwelling units (17% of all units) 

356 dwelling units with a Principal Residence Exemption (25%) 

321 houses with a Principal Residence Exemption (58% of houses) 

514 rooming units (36%) 

624 missing middle units (44%) 

Average year built 1917 
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Southeast 

Population estimate: 6,446 

2,667 dwelling units (32% of all units) 

603 dwelling units with a Principal Residence Exemption (23%) 

385 houses with a Principal Residence Exemption (87%) 

1,005 rooming units (36%) 

81 missing middle units (3%) 

Average year built 1987 

 

 

  



 

 

22 

 

 
 

Southwest 

Population estimate: 3,222 

1,333 dwelling units (16% of all units) 

406 dwelling units with a Principal Residence Exemption (30%) 

351 houses with a Principal Residence Exemption (91%) 

445 rooming units (33%) 

70 missing middle units (5%) 

Average year built 1973 
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West 

Population estimate: 2,946 

1,219 dwelling units (15% of all units) 

593 dwelling units with a Principal Residence Exemption (49%) 

527 houses with a Principal Residence Exemption (63%) 

17 rooming units (1%) 

214 missing middle units (18%) 

Average year built 1953 

 

 


